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2016 Interim Results Presentation

Overview of Primary Healt|

i UK Real Estate Investment Trust( A REI T 0)

i Leading investor in flexible, modern primary healthcare accommodation

i 292 properties located across the UK; 91% of income from UK government

i Tenants include GPs, NHS & pharmacy operators; 3.2m patients registered at PHP properties
i 20 consecutive years of dividend growth

i Conditional contract signed for first investment in Republic of Ireland

i Solid capital base to enable conversion of pipeline of acquisition opportunities
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Highlights

Further earnings and dividend growth Successful £150m equity issue

i EPRA earnings £12.6m (+27.3%) i Issue at 100p per share oversubscribed
i Total dividend paid 2.5625 p (+2.5%) i14% premium to Dec
i Dividend fully covered i £54m invested in new properties

120%™ successive year of dividend growth i Group LTV reduced to 53%; cost of debt lowered

Sector fundamentals support further growth || Positive outlook for continued growth
i GP Forward View published April 2016 i NHS starting to approve new development

i GP budget increased by more than 25% Strong transaction pipeline in UK and Eire

c:

i £500m to develop workforce and care delivery Ability to capture attractive yield spread

c:

i £900m funding pool for estates projects i Stable values, low volatility
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Key performance indicators

ST EE Six months ended | Six months ended e
30" June 2016 30" June 2015 9

Net rental income (A 32.2 30.6 5.2%

EPRA earnings (Ao6m) 12.6 9.9 27.3%

EPRA earnings per share (pence) 9.1%

|l nvest ment bpr operty 7.9%

EPRA NAV per share (pence) 90.4 87.7 3.1%

Loan to value 53.0% 62.7% -9.7%
une 2016 [ 31 December 2015

EPRA cost ratio 11.5% 11.5%

Average cost of debt 4.49% 4.67% -0.18%

Growth on rent review 1.0% p.a. 0.9% p.a. +0.1%
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Efficient management and funding

EPRA cost ratio

12.25%

i Efficient cost base as portfolio grows

i EPRA cost ratio maintained at 11.5%
(31 Dec 2015: 11.5%) 11.75%

12.00%

12.00%

i Lowest cost ratio in UK listed L con 11.50% 11.50%
property sector . .
11.25%
2014 (year) 2015 (year) 2016 (six months)

Average cost of debt
5.20% 5.15%

i Average financing costs reduced

i Average cost of debt reduced by 18 4.80%
basis points to 4.49% 460%

4.67%

4.49%

i £88m nominal swaps re-couponed 4.40%
from 4. 79% to 0. 8 4o%

4.00%

2014 (year) 2015 (year) 2016 (six months)
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Continued growth in shareholder returns

i Income return
i 20t successive year of dividend growth
i 2.5625p per share paid in H1 2016, a 2.5% increase over total paid in H1 2015 (2.5p?)
i H1 2016 dividend fully covered (Year ended 31 Dec 15: 98%)
o Third quarterly dividend to be paid in August 2016: 1.28125p per share?

i Capital return

Return Six months to One year to Three years to
30 June 2016 30 June 2016 30 June 2016

Total property return 4.2% 8.5% 8.8% p.a.
Total NAV return 6.0% 12.6% 12.2% p.a.
Total shareholder return 0.5% 14.2% 45.2%
FTSE REIT Index 1 total return -11.8% -8.3% 35.7%

1) Updated to reflect t he Co ripisionyndestakdniniNoveniber201®® ne share sub | 9
2)  Record date 15 July 2016, payment date 26 August 2016
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Successful equity Issue

i Oversubscribed issue; gross proceeds of £150 million

i Issued at 100 pence per share i 14% premium to 31 Dec 15 EPRA NAV
i Tiered structure to allow existing shareholders demand to be satisfied

i Introduces new institutional investors to shareholder register

i Adds substantial fire power at key point in healthcare market

Offer for Subscription

10% \

Firm Placing
40%

Placing ____—
30%

@) E Open Offer and Excess Application | 11

20%
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Use of Proceeds T continued investment

Completed

acquisitions
and
developments

A £66.5 million invested in new acquisitions and funding development commitments in six

months to 30 June 2016:

Property Cost
Investment property acquisitions £54.0m
Funding development commitments £12.5m

A Conditional contract signed for first investment in Republic of Ireland at G6.7m

Investment

acquisitions
add £3.0m to
annual rent roll

A Strong pipeline of opportunities being pursued in both the UK and Republic of Ireland,
including both standing let investment and development opportunities in both territories:

Estimated
. - o A | ipeline of
Acquisition Region No. of pipeline opportunities Est. acqgdbén/ dev (@ 0559158.9m1
Pipeline UK 16 £82.1m
Total rent roll
Republic of Ireland 10 (91.4m of c£7.9m?
A Active management of existing assets to create additional value o
A Five projects completed to date or on site include: S pr(;)!gcts n
period i capex
P t Asset t t o
Py— roperty sset management cos £1.5m, addiional
Burton Latimer Medical Centre, Northants £0.7m rent £0.2m
management add'm'onali
Winchcombe Medical Centre, Cheltenham £0.8m WAULT 12
years

A 28 projects in advanced stages, £15.4m capex, additional rent £1.02m, additional WAULT 13.4 years

1 Using U:£ exchange rate of 1.19 1 25 July 2016

| 12
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Secure, long term property portfolio

i 292 healthcare centres i 289 completed and owned, 3 under development
i Portfolio value (incl. commitments): £1.2bn i net initial yield 5.21%

i Average lot size: £4.1m; average age of buildings 7 11 years

o Annual contracted rent roll: £66.9m@); 99.7% occupancy rate

i Average unexpired lease term i 14.1 years

assets

£10m + 255.8 21.4%
£5 - £10m 41 281.7 23.5%
£3 - £5m 93 358.7 29.9%
£1 - £3m 139 300.2 25.0%
£0 - £1m 0.2%

13
®) (1) Including development properties l
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Investment acquisition

Bingham Medical Centre, Bingham

i

i

i

Tenants: GP Practice
Date acquired: April 2016
WAULT: 18.7 years
Date built: 2013

Size: 1,300m?

Patient list size: 11,400

| 14



Development funding

Two Rivers Medical Centre, Ipswich

i

i

i

Tenants: 16 GP practice and pharmacy

Date completed: July 2016
WAULT: 25 years

Size: 1,990mz2 (NIA)
Acquisition Cost: £6.6m
Patient list size: 25,000

2016 Interim Results Presentation
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Asset Management Project

South Coast of England T Completion due February 2017

An 85 sgm surgery extension of a purpose built medical centre for an 8 GP practice
serving 15,000 patients and 20 sgm pharmacy extension. Enables existing practices to
merge operations onto one central site within the town. Together with a minor
refurbishment program, the project will keep the property fit for purpose for the new 24
year lease term. Expected to cost of £0.5m to generate £0.02m additional income for an
additional lease term of 14 years.

[Elevason E - Enst T30ng courtyanm sievations,
section Bough central range locking west

| Aed/brown tacing brck
wailing wih bu® %acing brck
soidier courses and detaling
o match exsting
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Use of Proceeds 1 debt management

i Debt facility management
i Balance of proceeds used to pay down revolving credit facilities
i Group Loan to Value initially reduced LTV to 49%
i Group LTV at 30 June stood at 53% (31 Dec 15: 62.7%)

o Interest rate management
i Interest rate swap contracts for a nominal of £88m re-couponed
i Interest rate lowered to 0.87% from 4.79%
i One off cost of £14.5 million, discount to MtM

i Tot al | Nt er est to be saved of Al6.

@3 1 Using U:£ exchange rate of 1.19 1 25 July 2016
| 17



Secure Long Term Funding

30 June 2016 31 December 2015
£m £m

Total debt facilities

Secured 592.3 645.2

Unsecured 157.5 157.5

749.8 802.7

Average maturity of debt facilities 5.6 years 5.8 years
Net debt

Drawn debt 634.8 692.7

Cash on deposit (6.0) (2.9)

628.8 689.8

Headroom 121.0 112.9

Total collateral 1,187.0 1,100.6

Group Loan to Value ratio 53.0% 62.7%

Development commitments i cost to complete® 11.2 21.8

(1) Not reflected in total collateral balance

| 18
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